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EXECUTIVE SUMMARY

¢ KS ¥ 2 NJY S NSafllads s8edd oyieSok the most strategic development sites in Dublin. It lies
Odo 1Y FNRBY h @észhgnylfroin Heustdn BtatiSrzantuas, c.1km from Stoneybatter
Village and c1.4kms from the Grangegorman TU campus. The Phoenix Pakdsorsiep ranging
from 200500 metres from the 3 entrances to the site.

The planning policy sources summarised and considertte Statement of Consistenéynd Material
Contravention StatemeniBMA Planninglare all aligned in relation to the imperaéis of urban
development in the Dublin of 2020. They call for high quality urban design, building height and scale
greater than has been permitted heretofore and a strong focus on intensification of urban activity
based on priority to public transport arehcouragement of pedestrian and cycle movement.

Housing policy more generally recognises the diversity of house types and tenures required in a
contemporary inner city setting with greater scope for units of different/di@anation, including a

greater proportion of one/ two bedroom units reflecting the current trends in household in Ireland
ISYSNIftex odzi LI NIAOdzZ NI & Ay 5dzotAyQa AYyySN OA
travel modes with a strong focusxavalking and cycling.

¢tKS hQ5SglySe DIFINRSya 420Atf K2dzaAy3d SELISNAYSy
a blank canvas for an exemplar of a mixed tenuré @&ntury inner city housing development. The
regeneration of the site has aley commenced with the development of Phase 1A (56no. social
housing units in the north west corner pursuant to PL29N.JA0024) by Dublin City Cébrmilgh a
Development Agreement with DGthe landowner) the applicants are now proposing to complete

this regeneration projegbroviding modern purpose built accommodation, and allowing for increased
densities on this strategically located inner city site.

The proposed development is a large scale modern residential development which-astiatdish

the residential use of these strategically located public lands. The development comprises of 9no.
blocks with 1,047 residential units in a mix of one, twa #wree bed apartments, three bed duplexes

and three bed housesThe Stage 2 submission had 1053 uriitsere is a mixed useeighbourhood
elementto this development with the future residents and wider community having accesswo

retail units(6no.) MUGA facilities/communal garden and performance space, a community facility, a

café (overlooking the neighbourhood park) and a creche.

Theproposed development represents a density of 201 units per hectare anavisall plot ratio is
1:1.98 and site average is 44% These metricare considered appropriate for this inner city
regenerationsite.

The building height and massing strategy respects the setting of the site by stepping up from the site
boundaries with 2/3 storey housing and duplex housiymptogies. The apartment blocks forming the
central portion of the site range in height from 4 to 10 storeys shoulder height. The 14 storey
landmark building (Block 07) at the junction of Central Boulevard and Link Street marks the focal point
of the dewlopment and will be a visual and wayfinding landmark within the new townscape.
SDRA11 objectives recognise this potential for a taller landmark building within thBlIsit&s 06 and

10 are 6/8 storeys with 12 storey elemenitsthe centre of thesdlocks positionedorth and south



2F GKS /SYyUuNIXft tFN)] FyR FNI YAyYy3 wvhikhSsirdehdedsfer FNR Y

development as part of thEDRA1%ite as identified in the Development Plan

The planning application provides a detailed justification for exceeding the Development Plan limit of
24 metreg(c. 8 storeysyith reference to the SPPR3(A) criteria of the Building Height Guidelines 2018.

All apartments are designed iy Q a | KP2kg Achitects to comply with the quantitative standards

in the Apartment Guidelines 201Bual aspect ratio of B% is proposed which has increased from 33%
at Stage 2. In terms of qualitative considerations, significant design development has been
undertakensince Stage dyh Q a I KPakg i& conjunction with the wider design team and relevant
experts. Theschemewill deliver a high quality of residential amenity in termgablic open spacé
public realm proposals andommunal amenity space which includesgarden spaces at grade,
landscape podium courtyardsd roof terraces

As part of the public realm and landscaping proposkgised by Murray & Associates Landscape
Architects a large central neighbourhood park with MUGA and a secondary park with a community
garden are providedoth spaces have included proposals for integration with the existing and future
communities and ensuring that the ODG site stitches seamlesslhyhiatStbneybatter/ Oxmanstown
area.ln particular, the sitéayoutstrategy envisages and provides fotdte seamless integration with

St. Brici® which whendevelopment will completethe main body of theSDRA11ands.

Vehicular access will be provided via the existing entrances to the site from North Circular Road,
Montpellier Gardens and Thor Place, with an upgrade to the existing internal roads. Historic
connections with the widerammunity are reactivated with the opening of a pedestrian and cyclist
routes to Ross Street and a new route through to Ashford Cottages.

The parking provision for the development is provided at a level of 0.26 per unit which reflects the
AYYSNI ONlié@ &a8&Y hNI ! OO0OSaaArotsSé¢ t20FGA2yT GKS
options and the pedestrian and cycle facilities incorporated into the development proposals which
include 2000 bicycle parking spaces.

In summaryit issubmitted thatthe proposed development is @appropriateresidential density in
this inner city location and is appropriatan terms of urban designlayout, scale ancheight,
apartment standards, public and communal open space, proposals for transporgatd physical
infrastructure The proposed development would, therefore, be in accordance with the proper
planning and sustainable development of the aega a grant of permission is sought

aa
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1.2

INTRODUCTION

PURPOSE OF REPORT

ThisPlanning Statemeniias been prepared on behalf of the applicant, Bartra ODG Limited
(hereafter Bartra), to accompany a request to An Bord Pleg@d# Yor a Strategic Housing
Developmentpplication (SHDYt the Formeh Q5 S @Gayiéna site, Dublin 7.

The proposed devepment, as described in Section 2.0 below, comprises a Strategic Housing
Development as defined within Section 3 of tR&anning and Development (Housing) and
Residencies Act 2016.

The purpose of thiPlanning Statemenis to provide background informian on the site, a
description of the proposed development and supporting information to aid consideration of
the proposed development.

In particular, the report responds to the ABP Stage 2 Opi(i@e Section 3.0 belowlhis
overview responseross refers to the drawings and other specialist reports enclosed with the
application which provide greater detail in relation to the issues raised.

ThisPlanning Statemenshould be read in conjunction with the technical reports enclosed
with this planning application A list of all Reports is included in tlaecompanyingCover
Letter.

SHD DEVELOPMEREFINITION

This application falls under the definition of Strategic Housing Development as set out under
Section 3 of the Planning amevelopment (Housing) and Residential Tenancies Act 2016
which includes the following definition of SHD:

GAGNF GSTIA0 K2dzaAywy3d RSOSt 2LIYSyié

a) the development of 100 or more houses on land zoned for residential
or for a mixture ofresidential and other uses,

(b) the development of student accommodation units which, when combi
contain 200 or more bed spaces, on land the zoning of which facilitat
provision of student accommodation or a mixture of student
accommodation andtber uses thereon,

(c) development that includes developments of the type referred to
in paragraph (ajpnd of the type referred to iparagraph (b), or

(d) the alteration of an existing planning permission granted under sectio
(other thanunder subsection (3A)) where the proposed alteration rela
to development specified paragraph (a)(b) or (c),
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each of which may include other uses on the land, the zoning of which
facilitates such use, but only if

(i) the cumulative grossloor area of the housesr student accommodation
units, or both, as the case may leemprises not less than 85 per cent,
such other percentage as may be prescribed, of the gross floor spac
the proposed developmenir the number of houses or propmsbed
spaces within student accommodation to which the proposed alterati
a planning permission so granted relates, and

(ii) the other uses cumulatively do not exceed

(I) 15 square metres gross floor space for each house or 7.5 square
gross floor space for each bed space in student accommodation,
both, as the case may be, in the proposed development or to whi
the proposed alteration of a planning permission so granted relat
subject to a maximum of 4,500 square metres gross flopase for
such other uses in any developmenrar

(1) such other area as may be prescribed, by reference to the numbe
houses or bed spaces in student accommodation within the propi
development or to which the proposed alteration gflanning
permission so granted relates, which other area shall be subject
such other maximum area in the development as may be prescril

(our emphasit

The proposed development comprises 1,047 residential units.

The nonresidential element i2,194sgm (ie. less than 4,500sgm) dine residential element
is 97.9%ie. no less tharB5%)of the total gross floorspace

STATEMENT OF CONSISTRANDYATERIAL CONTRAVENTION STATEMENT

A separate report entitled Statement of ConsistenddndMaterial Contravention Statement
[BMA Planningg is also submitted.

The Statement of Consistency examines the proposed development in terms of consistency
with the relevant policies and objectives of the Development Plan and relevant Section 28
Ministerial Guidelines. It also examines the proposed development in relation to National

Policy.

The proposed development ishaterial Contravention of thé®ublin City Development Plan
2016 2022 and a Material Contravention Statement is provided amicates why permission
should be granted for the proposed development, having regard to Section 37(2)(b) of the
Planning and Development Act, 2000, as amended.
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1.6

PREPLANNIN@&ONSULTATIQRECTION 247)

By way of backgroundBartra ODG Ltd. (the Applicant) and Dublin City Cobagi entered
into a Development Agreemefir the regeneration of the formen Q 5 S @Gagdéhdands

The site also includes lands to the eastk A O K

g SNB

Hosptal, acquired by Dublin City Counci2006to aid the delivery of housing.

LINB A 2dzaf e

Bartra hashad an ongoing consultation with tHeRCCh Q 5 S @GaytiéndProject Tear@ahd
the Design Teanhas separately held prglanning consultations with the Development
Management (Planningam inDCC Consultation took place on datestweenDecember
2019 and Marcl2021 The meetings were attendds the Gty Plannerand members of the
Planning Team, Rds and Parks. The Section 247 P4Rlanning Reference No. is
SHDPACQ@%/20.

Following the completion of Stage 2, further meesmgere held with DC@DG Project Team
and Planning DepartmentThe revisions made to the Stage 2 design were preseatex
virtual meeting was held on 11/02/2and followed up with further details submitted on
02/03/21. The advice and guidance Yabeen taken on board in the design developmant
where matters werenot fully agreed the rationale has been explained in this Planning
(OdMahony

St a

STAGE 2 PREPPLICATION CONSULTATION WITH AN BORD PLEANALA

tement and in the Design

Statement

The Stage 2 Ps€onsultation Meeting with An Bord Pleanaidneld on 28 October 202@Gnd
2 | NNBti@giof PreApplication Consultation Opiniomas receivecbn 18" November

the .
2020.

¢KS

. 2FNRQE hLAYAZ2Y YR dufrddiNdiadd g | 2

SUPPORTING REPORTS

LJI

A full schedule of the particulars, plans and reports submitted with the current application is
attached with the cover letter.

In terms of reports, the following is a list of the reports enclosed with the application and
some of these reports are crossferenced below as appropriate.

1. Planning StatementResponse to ABP Opinion BMAPIanning

2. Statemensof Consistency / Material Contravention | BMAPIlanning
Statement

3. Environmental Impact Assessment Report (EFAR) | BMAPIlanning
Volume 1¢ Main Report

NI

GdKS

P



3a Environmental Impact Assessment Report (EIAR)
Volume 2¢ Appendix 14A Landscape and Visual
Assessmen Verified Views

Design Statement

hQal K2ye t

Housing Quality Assessment

hQal K2y e t

Part V Document

hQal K2ye t

Landscape Architects Report

Murray & Associates

© Nl o g &

Engineering Services Report
* IncludeslrishWater Confirmation of Feasibility / Irish
Water Letter of Design Acceptangéppendix F

CSConsulting

9. Traffic and Transporssessment (incl. Traffic and
Transport Statement)

CS Consulting

10. DMURS Statemermf Consistency

CS Consulting

11. Residential Travel Plan Framework

CS Consulting

12. Site Specifi€lood Risk Assessment

CS Consulting

13. Outline Construction Management Plan

CS Consulting

14. Screening Report for Appropriate Assessment

Openfield

15. Site Specific Construction + DemolitMfaste
Management Plan

Byrne Environmental

16. Operational Waste Management Plan

Byrne Environmental

17. Daylight and SunlightnalysiReport JV Tierney & Co
18. Site Lighting Report JV Tierney & Co
19. Building Life Cycle Report Aramark

20. PropertyManagementStrategyReport Aramark

21. Microclimatic Wind Analysis and Pedestrian Comfor| IN2

Report




2.0 PROPOSED DEVELOPMENT

2.1

THE SITE

The site, which measures c$ha, comprisesthe former h Q5 S @ Gafddrisresidential

complexandalsoA y Of dzRS&a fFyRa G2 GKS SIFad ¢KAOK ¢gSNB

Hospigl.
The site which is outlined in Figure 1 belois,bounded-

9 to the north by housing on Ross Street, Ashford Place, Ashford Cottages and Ashford
Street;

f totheSFad o0& ¢K2NJtfFOS FyR {i® . NAOAYQa aAifa

=

to the south bythe Montpelier Parkand Montpelier Gardens housing estates

1 to the west byMontpelier Gardens andhe artisandwellingsat Findlater Street, Kinahan
Street, Aberdeen Street, Black Street and Sullivan Street, and a housing development (56
units) under construction bpCGC

1 and to the north west by North Circular Road and the rear of properties fronting North

Circular Road.

Thehousing developmenturrenlty under constructiorby DCC, at the north west corner of

the site, is the first phase of the redevelopment and regneration of the form&5 S @ y S &
Gardens site. The development compriseS®ho. dwellings in a mix of2 storey housing

and 35 story apartment buildingspermitted pursuant to ABP RePL29N.JA0024 That
development is referred tan the currentapplication asPhase 1da Block 1 The block
numbering irthe current application commences at Block 2 for this reason.

The site is identified in th®ublin City Development Plan 202022 (DCDFP as part of the
Stoneybatter, Manor Street andQ 5 S @Gasdéhé Strategic Development and Regeneration
Area (SDRA 11).

¢KS R22AYAY3 {lid . NAOAYQad RS@St2LIYSyds I yR
(to the south west)is also included in the SDRA11 bound&gth of these sitesre publicly
ownedandare likely tobe redevelopedn the medium termand the current proposals have

taken account of this wider context

1 Further detail is provided in Section 4.0 of theatement of Consistency / Material Contravention Statement
[BMA Planning].
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PROPOSED DEVELOPMENT

2.21 Summary

The proposed developmel(t02,759sqngross floor area GFAWwill consist of:

1 1,047no. residential unitéBlocks 2 to 10) comprising a mix of one, two and three bed
apartments, three bed duplex and three bed houses and all associated ancillary
accommodation00,565sqnGFA)

1 Nonresidential usesA194sqmGFA includngretail / commercialunits, creche and a
community facility.

The gross floorspace of naasidential uses as a percentage of the overall gross floorspace is
2.1%.

For further information on the overaltlesign rationale and details of the finishes and
materials, refer tdDesign Statemend h Qal K2y & t A1S ! NOKAGSOGa&avL

For further information on the overall landscape design rationale and details of the finishes
and materials, refer toLandscape DesigrStatement (Murray & Associates, Landscape

Architects)

A Schedule of Accommodatiod h Qal K2y e

t A ané a fullNJOUKidg (Q8adyi & 0

Assessmentis enclosedvith the planning particulars antbntains a block by block breakdown
of the floor space and useproposed in this applicationThe following is aummaryof the
key statistics.

KEY STATISTICS

=

=4 4 4 A8 5 5 5 5 5 -9

No of Units:
Unit Mix:

Total GFA:

Residential (Gross):
Residential (Net):
Housing Density:
Non-residential (GFA):
Non-Residential %:
Non-GFA (Parking etc.)
Plot Ratio:

Site Coverage:
Building Height:

1047

318n0. 1 bedq30%)
567n0. 2 bedg54%)
162n0. 3 beds(16%)
102,759sgm
100,565sgm
76,52609.m.

201 units / ha based on site &.2ha.
2194sqmGFA

2.1%

7,9925q.m.

1:1.98

44%

2to 14 storeys



9 Car Parking Spaces: 276 (0.26 per unit)
1 Bicycle Parking Spaces: 2000 (1.9 per unit)

2.2.2 ProjectDescription

The development will consist of 1,047no. residential urated all associated ancillary
accommodation, site and development work$he total gross floorspacgfé) of the overall
development is 10840sgm, of which 10B46sgm is residential and2®4sqm are non
residential uses.

The developments described bew on a block by block basihe block numbering in the
current application commences at BlocK&s noted previously, the development underway
in the north west corner is referred to as Block 1).

BLOCK 02 (5649sgm gfa): 5 to 6 storey apartment ibgilevith 74 no. apartments
(comprising 44no. 1 bed, 23no. 2 bed and 7no. 3 bed units) with ancillary accommodation and
associated private balconies and associated communal amenity space at ground floor level;

BLOCK 03 (489sgm gfa): 2 to 3 storey crédciildibg with associated outdoor play space;

BLOCK 04 (1202sgm gfa): 11no. 2 storey 3 bed houses in two terraces (Blocks 04a and 04b)
with associated private gardens located on the negtistern and eastern boundary. Blocks
04A consists of 4no. 2 stor® bed houses. Block 04B consists of 7no. 2 storey 3 bed houses;

BLOCK 05 (30430sgm gfa): 4 to 9 storey building arranged around 2no. landscaped communal
podium courtyards consisting of 294no. apartments (comprising 71no. 1 bed, 143no. 2 bed
and 80n0.3 bed units) with ancillary accommodation and residents amenities, associated
private balconies, landscaped podium communal amenity spaces (2no.) and communal roof
terraces (2no.). Block 5 also includes -nesidential uses at ground floor level compnigi

4no. retail units (1027sgm) and a community facility (157sgm). Undercroft car parking (96
spaces) is provided on a single level below podium level with access from the new internal
street on the eastern side of Block 5;

BLOCK 06 (8482sgm gfa): Pmadltantly 6 to 12 storey building, with part 2 storey element
with 93no. apartments (comprising 24no. 1 bed, 54no. 2 bed and 14no. 3 bed units and 1no.
2 bed duplex unit) with ancillary accommodation, associated private balconies, communal
amenity space aground level and communal roof terrace;

BLOCK 07 (26924sgm Yfeb to 14 storey building arranged around a central landscaped
podium courtyard with 264no. apartments (comprising 87no. 1 bed, 161no. 2 bed and 16no.
3 bed units) with ancillary accommodation and residents amenities, associated private
balconies, landsped podium communal amenity space and communal roof terraces (2no.).
Block 07 also includes naasidential uses at ground floor level comprising 2no. retail units
(totalling 366sqm) and a café (155sgm). Undercroft car parking (95 spaces) is povaded

10



2 levels below podium level with access from the easst Link Street and a basement plant
room area (146sgm) is also provided,;

BLOCK 08 (2995sgm gfa): 26no. units in 4 terraces of 2 / 3 storeys. Blocks 08A and 08B each
consist of 6no. 3 bed housedgth associated private gardens. Block 08C consists of a block
comprising of 5no. 3 bed duplex apartments over 5no. 2 bed apartments with associated
private amenity areas. Block 08D consists of a block comprising 1no. 3 bed duplex unit over
1no. 2 bed apament and 2no 3 bed triplex units with associated private amenity areas;

BLOCK 09 (18281sgm gfé@redominantly 6 to 10 storey building, with part 3 storey element
fronting Montpelier Gardens arranged around a central landscaped courtyard with 192no.
units (comprising 68no. 1 bed, 120no. 2 bed and 4no. 3 bed units) with ancillary
accommodation andesidents amenities, associated private balconies, landscaped podium
communal amenity space and communal roof terraces (2no.). Undercroft car parking (35
spaces) is provideohn a single levdielow podium with access from Montpelier Gardens and

a basemenplant room area (154sgm) is also provided;

BLOCK 10 (8489sgm gfa): Predominantly 6 to 12 storey building, with part 2 storey element
opposite Montpelier Park, with 93no. apartments (comprising 24no. 1 bed, 54no. 2 bed and
14no. 3 bed units and 1nok&d duplex unit) with ancillary accommodation, private balconies
and communal amenity space at ground level and communal roof terrace.

Vehicular access to serve the proposed development will be provided via the existing
entrances to the site from Ndnt Circular Road, Montpelier Gardens and Thor Place/ Thor
Park. The internal road networks will comprise a central boulevard between North Circular
Road and Montpelier Gardens and a link street to Thor Place/ Thor Park. Additional
pedestrian/ cycle conneains are proposed at Ross Street and Ashford Cottages.

Tie in works are required for the lands immediately adjoining the Phase 1A residential units
under construction to the north east of the site under and in accordance with previous
approval granted byAn Bord Pleanala (ABP Ref: PL29N.JA0024) and include a revised on street
parking layout and revised hard and soft landscaping.

276no0. parking spaces are provided in total with 226no. spaces below podium, as already
described above, in Blocks 05 (96nd&)ock 07 (95n0.) and Block 09 (35n0.) and 50n0. on
street spaces. 11no. motorcycle parking spaces are provided. 1,484no. bicycle parking spaces
are provided for residents in secure facilities with additional visitor bicycle parking spaces
provided in thepublic realm (380n0.) and within private thresholds (136 no.).

Provision is made for vehicular access to the rear of 43 Montpelier Gardens between Blocks
08C and 08D. Permission is also sought for associated boundary treatments, hard and soft
landscajng, public open space (including a central park with a rugki games area (MUGA)

and a northern park with a community garden), new ESB substations (6no.), mechanical and
electrical roof plant and all associated site and development works.

The develoment will also include the demolition of an existing ESB Substation
(16.5sgm)(relocated to the northern end of the site adjacent to Block 03) and demolition of

11



existing security hut (21sgm) and the removal of the block wall and gate pier at the entrance
to{ Gd . NAOAYQa aAfAlGFINRB | 2aLAGIT @

All water services proposed as part of this application meet the requirements set out in the
DCDP Refer to theEngineering Services Repd@S Consulting], including thesh Water

Confirmation of Feasibilifyor further details

Stormwater will be attenuated on site before discharging to the public sewéviamntpelier
Gardens. Refer to théngineering Services Rep¢@S Consulting] for further details.

12



Figure 2BlockLayoutPlan
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3.0 RESPONSE TO AN BORD PLEANALA OPINION

3.1

GENERAL OVERVIEW

¢KS . 2 NRQ& -AppicatiprOSonsdtdtion tOpidon (Append® was issuedin
November 2020 The responses below describe the additional information that accompanies
the planning application and the design amendments that have been incorporated into the
proposed scheme to address the comments.

Before setting out our responsand by way of backgund, the following isa summary ofthe
principalchangesnade to the proposed development since the Stage 2 submigdioe 202D
These changes were made as a result of design development but also in responséte the
Application Consultation Opimiofrom the Board and comments frothe Dublin City Council
ODG Project Team and Planning Department

9 Number of Units: The number of units has decreased from 1053 to 1047 units.

T Unit Mix ¢ The unit mix has changed and is now compliant with Bleelopment PlanThe
number of one bedand two bedunits hasdecreased and proportion of 3 beds units h
increased from 11% to 16%s follows:

1 Onebed 318no. 1 beds (30%) was 33332%) at Stage 2
1 Twobed 567n0. 2 bed$54%), was 587(56%) at Stage 2
1 Three bed 162no. 3 beds. (16%)  was 10711%)at Stage 2

1 Block Numbering:The block number system used in the final application has changed. E
2 and 610 inclusive are unchanged. Bld@k now refers to the creche. Blo€i refers to the
remaining boundary housing on the north east boundary and Bd)sakow refers to the lage
apartment block in the centre of the northern section and is broken down 06, 05B and
05C.

1 OverallHeight Strategy: The height strategy has been reviewed and there are some chal
and these changes are explained and a rationale for the height strategy is contained in re:
to Item 1 below.

1 Communal Amenity SpacesA significant amount of design development has occurres
relation to the provision of Communal Amenity Spaces for the apartments. 3iiberoof
garden/ terrace spaces proposed in the Stage 2 submission have been supplementec
additional5no. roof garden areagesulting in a development that exceeds the standards fr
a guantitative and qualitative perspective. This also has the effect of releasing grounc
space previously allocated to Communal Amenity Space to the public eealma significant
improvement in the layout of the overall development

1 Ashford Cottages / Nortkeast Boundary Interface / BlocR4 : The northern portion of the
site has been revised to address issues arising from consultation with DCC and ba

14



engagement with the local residents. As a result a connection is now provided to A<
Cottages, a row of houses (formerly Bl08&) backing on to Ashford Place have been remo
and provision has been made for a Community GardBme function and desigof the local
street serving Block34 +05 has been amended as part of the proposed revisions. This w
a shared surface with priority given to pedestrian / cyclist movement.

Block 5 (previously Block 4/5): h& revised design for Block 0fcludes a variety of change
which work together to improve the residential amenity for the apartments. This incl
revisions to maximise access to natural daylight, and minimise overshadowing and loss
particularly to courtyards and podiumvel apartments and increased separation distan
(such as between blocks 5b and 5c, for example) to avoid overlo@kingr changes includ
Introduction of own door access to ground level units to activate ground floor sp
particularly fronting the nrthern linear park and the local street.

Block02 laneway- The design of the laneway adjoining bl@& which also provides access
0 KS NXBI NJ6@NorthbiChobl& &Road, has been revised to provide a suitable trans
between the ODG sitand the rear of these properties in a similar fashion to the relations
Ff NBFR& LINPOARSR ¥F2NJ oS i4%5dwhddokatcasSto the grolir
floor units is proposed which will activate the laneway and the northern fagade of Blc
Priority is given to the pedestrian but access to the rear of the NCR properties is retaine
the scheme envisages and facilitates the upgrading / improvement of this bounddoy
changes are proposed to the rear property boundaries of the adjgipropertiesnot in the
applicant€ownershipbut it is anticipated that some development may occur on these r
gardens incidental to the main houses and that the overall presentation of the lane will im|
in that context.

Central Park MUGA relocation:The MUGA has been removed from its position at the eas
SYR 2F GKS /SYiN}f bSAIKOo2dzNK22R LI NJ =
location near the playground and bus stop.

{Gd . NAOAYFE (SANMERRPRRE GKS GNBIFGYSyld 2F i
06 and 10, it isproposedthat this boundary should ultimately be removed to allow visual i
LK@ &8A Ot 02y y SOnhis B gométhing Whichbis notNdithinAthé @ontrol of t
applicants, however, the applicant has consulted with the Department of Defandewill
cooperate with them in removing the walls and integrating the two sites once their props
aremore advaned (see letter attached as Appendix B)

Block08 Housing/Duplex units- Revisions have been made to the height and design of E
08b and08c to improve the relationship witMontpelier Gardens to the west. This includes
reduction in height from 30 2 storeys at the rear and revisions to the first floor rear wind
detail to avoid any opposing windows and the use of obscure glass to eliminate overlool

Block 08/ Access to Rear of 43 Montpelier GardeAst issue that arose in relation to provisic
to access to the rear of 4dontpelier Gardens has been addressed by allowing this hous
gain access to the rear gardand this has required the splitting Block 8C to provide 2 blqc
8C and 8D
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Ground Floor Uses/ Animationthe issue of ground floor activation and animation through
the scheme has been reviewed in detail and has resulted in a range of improvements in
of how the various buildings address the adjacent street and publioraatas. The location
and use of the ground floor units along thastwest streethas been considered and amend:
to improvestreet level interface.The community facility has been moved to a more promin
location. Own door access to the ground flompartment unitsis also introduced in a numbe
of locationgproposed for the throughout the developmeniRefer toSection 3.6 oDMP Desigr
Statementwhich providegdiagramsshowing the location of own door ground floor units a
ground floorentrances to apartment blocks buildings and commercial units.

Community Facility- The proposed community facility unit has been relocated to a r
prominent position on the Link Street, with a visual connection to the central neighbour
park. The floorspaceof this unit has also increased to accommodate the variety of t
envisaged byublin City Council.

Daylight / Sunlight Analysis:- The development of the desigmasbeen an iterative proces
between the architects and the daylight / sunlight consultaidié Tierneg Ca to improve the
quality of the schemgdetails of which are set out in thBaylight and SunlighReport(JV
Tierney & Coand in theDesignStatementdo h Qa I K2y & t A1 S | NOKA (!

Architectural treatment / articulation and facade strategy:Design development has bee
ongoing since the Stageahd the architectural treatment and details of facade material:
now presented in detail iSecton 5 of theDesign Statemerd h Qal K2y & t A1 S

Bicycle Parking Bicycle parking has been provided throughout the site at grade adjace
Blocks 2, 6 and 10 and within the undercroft parking areas in Blocks 5, 7 &@00.bicycle
parking spaces are provided in totalthin the context of the overall mobility managent
measures

Recycling Area A waste recycling area/ bring centre is included in the development at
Northern Park and will serve the new and existing communities.
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3.1

3.1.1

RESPONSE TO ABP OPINION ITENEIGHT AND PLACEMAKING

=

Height and Placemaking

Further consideration/justification of the documents as they relate to the
development strategy for the proposed scheme. While higher densities anc
changes tahe cityscape in terms of higher elements and taller buildings at
this location may beappropriae, the applicant is required to provide
adequate rationale and justification to support such additions to the area,
including further consideration/justification of the documents as they relate
to the potential visual impact of the development and its iatdion with St

NAOAYyQa (2 GKS SIFraidx Ay LI NILAOdZ |
and massing. The applicant should reference the development managemen
criteria set out in the Urban Development and Building Heights guidelines,
where onédrger urban redevelopment sites, proposals should make a positive
contribution to placemaking, incorporating new streets and public spaces,
using massing and height to achieve the required densities but with sufficient
variety to respond to the scale antaracter of adjoining developments. The
further consideration of these issues may require an amendment to the
documents and/or design proposals submitted.

The item above has been considered and is addressed in the planning application submission as
awhole. We respond below to the elements of the item with reference to the following headings:

() Summary of Overall Height Strategy and Urban Dd®&dionale / JustificatioandVisual
Impact

(i) LY G SNI Ol A 2 y (Désignij Ktegfation, Mbtdridity yrnd &lassjng

(iii) Development Management Criter@Building Height Guidelines

Summary ofOverall Height Strategyand Urban Design Rationale / Justificatioand Visual
Impact

The rationale and justification for theroposedheightstrategyis providedn Section 4.0 athe

,,,,,

ArchitectsDesign Statementoh Qal K2y & t A1 S ! NOKAGSOGase o
The overall approach theight has been to place the lower buildings on the periphery of the

development and stepping up to the centre of the site which is capable of absorbing greater
scale and defining a new character for this new neighbourhood.
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Block02 is a part 5 storey/ pa 6 storey blockand its scale is considered to be a reasonable
response to the NCR properties which are generous 3 storey houses set BHbbires from
Block 2 Therefore, it is submitted that the scale and massing of the 5/6 storey block will not
unduly impact on these properties.

Block03is a 2/3 storey creche buildireg the Ross Street entraneehich sits comfortably with
its surrounding context

Block04 (04A and04B) houses are set at 2 storeys adjacent to the single storey cotfages
Ross Street, Ashford Cottages, Ashford Street and Thor Place)

Similarly,Block 08 (08A, 08B, 08Cand 08D) are included as a transition between the existing
single and two storey housing to the west and the larger apartment buildings now proposed.

Therefore, the height strategy and justification is principally relating to the remaining blocks and
these can beonsideredas follows:

Block05
Block07
Block09
Blocks 6 and 10

=A =4 —a 4

The diagram below is an extract from the OMP Design Statemenillasttates the height
strategy. For the purposes of the discussion and justification for height with reference to the
Development Plan height restriction, the elements of the building over 8 stgvayish equates

to approx24 metreg are show in light hle colour.

Block05: Block05 ranges from 4 to 9 storeys. The Link Street elevation has its higher points on
the 3 northsouth elements (9, 8 and 6 storeys) and the height drops between them to allow
greater light penetration into thecourtyards. The overall height of the block also drops off to
the northeast to respect the lower existing buildings at Ross Street and Ashford Cottages/
Ashford Place

Block 07: The 14 storey element to this building is
landmark and is positioned at théocal point of the
scheme at the junction of Link Street and Centig
Boulevard. It marks the end of the vista from the N( \bwg
entrance and also on the approach from Montpeli
Gardens. The 8 storey blocks are orientated ngrsiouth
adjoining the boulevardind public open space and th(| #
positioning of the 6 storey elements allows reduct
overshadowing or Blod®5 and the Link Street and allow]
greater light penetration to the courtyard '
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Blocks06 and 10:Blocks 6 and 10 are 6 storeys

on the Link Street and Montpelier Park

respectively and both have 8 storeys to the

Central Park. The centre section of both blocks

rises to 12 storeys These elementswill be

centrally located within the overall SDRA11 lands

and willframe the views from the CentrdPark

towards St. Brici@d Ly GAYSEmeiKS gAfft | faz
views from St. Bricins to the Central Park which

iseventually likely textend towards the Church

FYR (2 GKS Fl e RS 2F (KS YIAYy {Gd . NAROAYQa K2
building

Block09: Building heights range fromB0 storeys within this block, with the 3 storey designed
along the southern elevation, opposite the existing dwellings in Montpellier Gardens. This rises
to 6 and 8 storeys adjoining the boulevard and 6 and 10 storeys ahdhnéh east corner
overlooking the central park.

ODG¢ Building Height Strategy Light Blue indicates buildings over 8 storeys (24 metes approx.)

To illustrate the visual impact of the proposed developmensude of photomontage views
have been pepared to accompany this planning application. The 8 short range views submitted
at Stage 2 have been supplemented in this Stage 3 submission which ir@ludbstomontage
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